
 
 
 
 

Planning Staff Report to 
Board of Zoning Appeals 

November 8, 2021 
for the November 11, 2021 Public Hearing 

 

 
Docket Number:  S 21-767 

Applicant:   Gregory R. McPhee 
    Extra Crispy, LLC 

Property Owner(s):  1503 Overbrook, LLC, Richard Lynch 

Property Location:  1501 East North Street, Suite 102 

Tax Map Number:  019000-02-07000, 019000-02-07011 

Acreage:   1.7 acres 

Zoning:    C-1, Neighborhood Commercial District  

Proposal:   SPECIAL EXCEPTION to establish a ‘Restaurant with alcohol sales’ 
 

Applicable Sections of the City of Greenville Code of Ordinances: 
Sec. 19-2.1.3 (A) (1), Board of Zoning Appeals/Powers and Duties/Special Exceptions 
Sec. 19-2.3.5, Special Exception Permit 
Sec. 19-4.1, Table of Uses 
Sec. 19-4.3.3 (C), Use-specific standards for Eating Establishments   

 
Staff Recommendation: Approve with conditions 

Staff concludes that the application complies with standards to grant a Special Exception Permit for a 
‘Restaurant with alcohol sales.’ If the Board decides to grant the Permit, Staff recommends the 
following conditions: 

1. The operation of the establishment shall substantially conform to the testimony of the Applicant 
and the content of the application. 

2. Hours of operation shall be substantially consistent with those stated by the applicant, with closure 
no later than 10 p.m. 

3. All interior amplification shall be located only as reflected on the approved floor plan and be 
directed away from the principal entrance or directed toward the interior of the building. 

4. Except to provide ingress and egress, exterior doors and windows shall remain closed after 10:00 
p.m. 

5. The Applicant shall take reasonable measures to ensure that the business and its patrons comply 
with City ordinances and State laws intended to preserve the public peace, safety and order, 
including but not limited to: occupancy loads, prohibitions on disorderly conduct and public 
intoxication, prohibitions on noise in violation of the City’s noise ordinance, adequate patron 
parking and applicable neighborhood parking restrictions. 

Staff Analysis: 

The Applicant, Gregory McPhee, managing partner of Extra Crispy LLC, requests special exception 
approval to establish a restaurant with alcohol sales in a C-1, Neighborhood Commercial, Zoning District. 
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The subject property is 1501 East North Street, Suite 102, located at the northeast corner of East North 
Street and Chestnut Street. The property is currently under construction for a mixed-use project, known 
as ‘Overbrook Village,’ which received preliminary certification for rehabilitated historic property historic 
tax credits in February of 2020 (RHP 20-16). 

Per Sections 19-4.1 (Table of Uses) and 19-4.3.3(C) (Use-specific standards for Eating Establishments), 
a special exception permit is required for restaurants to serve alcohol in the C-1 zoning district. The 
applicant intends to establish a 2,559 sq. ft. full-service restaurant with indoor and outdoor seating. A 
separate Conditional Use permit Application (CU 21-735) has been submitted for the outdoor seating 
area and a Conditional Use Permit was issued on October 8, 2021. 

The Technical Advisory Committee (TAC) met with the applicant on October 18, 2021 and recommended 
approval of the special exception permit with conditions. These recommended conditions are listed at the 
end of this report. 

A Special Exception Permit shall be approved only upon finding that the applicant demonstrates all the 
following are met:  

1. Consistent with the Comprehensive Plan 

The Future Land Use Map of the City’s GVL 2040 Comprehensive Plan designates this property 
‘Urban Residential’, which is intended to allow a mix of residential densities, compact development, 
walkable streets, and uses complementary to residential uses, such as community recreation 
facilities, places of worship, and schools. 

Staff finds, with appropriate conditions, the proposed use is consistent with the intent of the future 
land use designation, specifically the intent to establish walkable neighborhoods with complementary 
uses. 

Staff finds, with appropriate conditions, the proposed use is consistent with the GVL 2040 
Comprehensive Plan. 

2. Complies with use specific standards 

Use-specific standards for restaurants are contained in Section 19-4.3.3(C) Eating establishments, 
as listed below: 

(1) General. 

a. Eating establishments that encroach onto public property shall comply with the city's 
outdoor displays and cafes ordinance (see chapter 8, article VIII, of this Code). 

b. Eating establishments on private property shall comply with the following standards: 

1. The eating establishment shall not obstruct the movement of pedestrians along adjoining 
sidewalks, or through other areas intended for public usage, ingress, or egress. 

2. Outdoor live entertainment shall not be allowed unless separate approval is obtained for 
an outdoor entertainment use. 

3. In approving eating establishments, the decision-making body may impose conditions 
relating to the location, configuration, and operational aspects (including hours of 
operation, noise, and lighting) to ensure that eating establishments will be compatible 
with surrounding uses and will be maintained in an attractive manner. 

(2) Eating establishments in the C-1 district. Eating establishments in the C-1 district shall comply 
with the following standards: 

a. The gross floor area shall not exceed 3,500 square feet. 

b. Hours of operation shall be limited to between the hours of 6:00 a.m. and 10:00 p.m. 
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c. The sale of alcoholic beverages shall require a special exception permit. 

The applicant has provided a response to these use-specific criteria within their application. The use 
is limited to 2,559 sq. ft. and the proposed hours of operation fall within the range permitted in the C-
1 zoning district. The applicant has stated that the proposed use will minimize adverse effects to 
adjacent lands while operating in compliance with provisions listed in Sec. 19-4.3.3(C). Applicant also 
states that intention of use is not focused on serving alcohol.  Staff recommends formal incorporation 
of TAC’s recommended conditions, listed at the end of this report, into any motion for approval. 

Staff finds, with appropriate conditions, the use complies with the specific use standards of the Land 
Management Ordinance. 

 
3. Compatibility with the surrounding lands 

Adjacent property is zoned and used as follows: 

 East: Single-family attached/detached (C-1) 

 North: Single-family residential (RM-1) 

 West (Across Chestnut St.): Single and multi-family residential (C-1) 

 South: Single-family detached and office (RM-1) 

The subject site is currently under development with ‘Overbrook Village,’ a mixed-use development 
with anticipated office, fitness, retail, restaurant, and single-family attached residential uses. The 
applicant has stated that the propose use is appropriate for the location and compatible with the 
designed growth of this specific corridor. Staff finds that, with appropriate conditions, the proposed 
use will be consistent with the vision for Overbrook Village and compatible with adjacent land uses. 

Staff finds that, with appropriate conditions, the use is compatible with surrounding lands.  
 

4. Design does not have substantial adverse impacts 

To minimize detrimental impacts on adjacent residential land uses, staff recommends that approval 
of the special exception permit be conditioned as recommended by TAC: 

Staff finds that, with appropriate conditions, the design will not have substantial adverse impacts. 

 

 

TAC Findings and Recommendation:  

FINDINGS OF THE COMMITTEE:  

1. The application, including the Application for Special Exception, Zoning Compliance Application, 
and all other documents submitted supplemental to those applications and received as part of the 
Board of Zoning Appeals files for this case prior to the Technical Advisory Committee review, is 
hereby incorporated and made a part of the findings of this Committee. 

2. The applicant indicates the intent to operate a restaurant with alcohol sales with hours of operation 
of 11:00 am to 9:30 pm.  

3. The applicant indicates that the restaurant will serve seafood and will focus on a casual, family 
friendly environment, initially only for dinner service, reserving the ability to open for lunch 
service in the future.  
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4. The applicant indicates that live entertainment will not be available inside or outside; music will 
be provided through in-house speaker systems during hours of operation, with no amplified music 
provided outside the structure.   

5. The applicant indicates that staff will be trained in all applicable manners relating to alcohol 
service.  

RECOMMENDATIONS OF THE COMMITTEE: 

1. This Committee recommends that the Board of Zoning Appeals approve the application for a 
Special Exception Use Permit. 

2. To prevent and/or minimize any potential adverse effects from the Applicant’s business on 
surrounding uses, this Committee recommends that the Board of Zoning Appeals make the 
following recommendations a condition or conditions of the permit. These conditions are related, 
in type and scale, to the impact the proposed use would have on the public and surrounding land 
uses and are in addition to the standard requirements outlined in Section 19-4.3.3(C) of the Land 
Management Ordinance: 

a. This Committee recommends the Applicant maintain hours of operation that are 
substantially consistent with those stated by the applicant, closing no later than 10 p.m. 

b. This Committee recommends that all interior amplification be located only as reflected on 
the approved floor plan and be directed away from the principal entrance or directed toward 
the interior of the building. 

c. This Committee recommends that, except to provide ingress and egress, exterior doors and 
windows shall remain closed after 10:00 p.m. 

d. This Committee recommends that the Applicant take reasonable measures to ensure that 
the business and its patrons comply with City ordinances and State laws intended to 
preserve the public peace, safety and order, including but not limited to: occupancy loads, 
prohibitions on disorderly conduct and public intoxication, prohibitions on noise in 
violation of the City’s noise ordinance, adequate patron parking and applicable 
neighborhood parking restrictions. 

 
 

 

Departmental Comments: 

City Engineer Comments 
Application review approval is subject to the applicant satisfying all conditions and requirements of the 
engineering divisions. 

Traffic Engineer Comments 
Traffic Impact Analysis form is required for all proposed developments.  It can be found at: 
http://www.greenvillesc.gov/TrafficImpactAnalysis.  Please fill out and submit online. 
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